THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No: 3360-20-2002
From: Chief Administrative Officer Date: February 1%, 2021
Subject: Zoning Amendment Bylaw No. 2994 — 310 Hunt Road

PURPOSE:

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a new
Comprehensive Development Thirty One Zone (CD-31), and rezone the property legally described as Lot A,
Section 14, Comox District, Plan EPP101533 from Land Use Contract (LUC) to CD-31 to facilitate the
development of a 93 unit hotel and associated site development. .

CAO RECOMMENDATIONS:

THAT based on the February 1%, 2021 staff report “Zoning Amendment Bylaw No. 2994 - 310 Hunt Road”
Council approve OPTION 1 and complete the following steps:

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2994” to create a new
CD-31 Zone and rezone the property legally described as legally described as Lot A, Section 14,
Comox District, Plan EPP101533 VIP74579 from LUC to CD-31;

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw; and,

3. That Final Reading of the bylaw be withheld pending the registration of a Section 219 covenant on
the subject property.

Respectfully submitted,
\
4 NN&%M/\/

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer

BACKGROUND:

The subject property is 0.74ha (1.81ac.) in size and is located on the edge of an established commercial area
bounded by Ryan Road (north), Back Road (east), Tunner Drive (south) and Hunt Road (west).

The development site is a vacant property vegetated with plum and hawthorne trees. A cherry tree and
patches of red alders are established along the eastern property boundary and a cluster of western white
pine trees, a protected tree species, is located within the City’s boulevard on the southeast edge of the

property.
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The property is situated within a mixed use neighbourhood on the edge of one of the City’s dominant
commercial areas. This neighbourhood is predominately occupied by commercial and retail businesses
including day-cares, liquor stores, restaurants, veterinary and medical clinics, retail stores, financial
institutions, professional offices, grocery stores and convenience stores.

Lower density residential uses are established to the east and south of the property and Lawrence Burns
Park, a City neighbourhood park, is located south at 480 Hunt Road. More recently, a number of higher
density multi-family developments have been approved in the surrounding area, including: a 79 unit
apartment building at 911 Braidwood Road; a 160 unit retirement residence at 925 Braidwood Road; a 118
unit rental apartment building at 1025 Ryan Road and a three storey apartment building containing 35 units
of affordable rental housing at 811 Braidwood Road. BC Housing also operates the Washington Apartment
building, southwest of the subject property.

Lawrence Burns Park

Figure 1: Subject Property and Context

The City’s Official Community Plan (OCP) designates the property as “Commercial Shopping Centre”. The
Commercial Shopping Centre land use designation is described as an area which functions as the major
shopping centres for the region. This designation is intended primarily for larger format shopping centres
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and “big box” style developments. However, there is recognition in the OCP that larger format shopping
centres that are anchored by major retail stores (for example the Superstore at Washington Park Shopping
Centre located at 757 Ryan Road) are often mixed with smaller retail stores and commercial businesses
including financial institutions, offices, personal service uses and restaurants.

The OCP encourages commercial infill in existing commercial areas and supports the intensification of
commercial land rather than the designation of new commercial areas or extensions to commercial zoning
along major routes. Also, the OCP encourages the development of a strong diversified commercial base
that provides both employment and service opportunities. While the OCP supports commercial infill, other
elements of the proposal including density, building height and site design are assessed on a case by case
basis. The subject property is not subject to a Local Area Plan.

The subject site is currently zoned Land Use Contract (LUC) and is not regulated by Zoning Bylaw No. 2500.
Since 1976 the subject property has been subject to a LUC. Similar to zoning, LUCs regulate land use,
density, the siting of buildings and structures, building height and works and services. LUCs were a
relatively popular regulatory tool from the 1960’s to the 1980’s when the Municipal Act allowed local
governments to enter into LUCs as a regulatory tool similar to comprehensive development zones. In this
case the LUC was intended to regulate an office development, subdivision layout and a cul-de-sac road
extension. The Provincial Government has mandated that all LUCs be terminated by 2024.

Proposed is an amendment to the property’s zoning to facilitate the construction of a four storey, 93 unit
hotel (Holiday Inn Express) and associated parking and landscaping. The hotel contains indoor amenity
space including: an indoor swimming pool, fitness facility and a multi-purpose meeting room (containing
approx. 100 seats). The hotel will include a breakfast bar that will supply limited prepared and pre-
packaged food items (i.e. yogurt, cereal, bagels, muffins, tea and coffee) and it is expected to provide 47
local fulltime jobs.

The applicant is proposing a comprehensive development zone (CD Zone) as none of the commercial zones
in Zoning Bylaw No. 2500 permit the density or the specific development concept proposed by the applicant.

Vehicular access to the site is restricted to Hunt Road a local City road with two lanes and a speed limit of
50km/hr. Hunt Road/Tunner Drive form a side-street, stop controlled intersection with Ryan Road to the
northwest and a side-street, stop sign controlled intersection with Back Road to the southeast. The City’s
Transportation Master Plan identifies it as a collector road under the ‘Recommended Road Classification
Scheme”.

Ryan Road abuts the site’s northern property boundary and is a four-lane highway under the jurisdiction of
the Ministry of Transportation and Infrastructure (MOTI). Back Road is a City collector road with two lanes.

Based on the number of hotel units (93 units), the number of employees (47 employees) and the number
of seats proposed for the meeting room (100 seats) 88 parking stalls are required for the development.
The applicant is supplying 97 parking stalls, which exceeds the City’s bylaw requirement. The oversupply of
parking has been justified through the project traffic engineer’s examination of the peak parking demand
for the hotel based on trip generation data for a hotel. The Transportation Impact Study (TIS) indicates the
hotel demands 60 to 93 parking stalls to meet peak parking demand ratios for operational purposes. Also
parking is required for employees, hotel management and accessory uses including the meeting room
(open for public use) located within the hotel.
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To promote the utilization of electric vehicles (EV) within the City, the applicant has provided capacity for up
to 10 EV charging stations in the parking area at the rear of the hotel within the eastern side yard. Tunner
Drive is identified as a future street connection, which would include sidewalks and cycling facilities
connecting Back Road to the Highway 19A Bypass.

Should this link be possible and upon full build out of the cycling network, cyclists will have access to routes
and other cycling corridors established throughout the City. It is expected that a majority of the trips patrons
will make to and from the hotel will be by private vehicle or taxi, however, the applicant is accommodating
alternative forms of transportation including through the provision of bicycle parking for hotel employees.
Adjacent to the front entrance of the building a secure outdoor bicycle storage unit is being made available
that will hold up to 12 bicycles and provides an electrical outlet for e-bike charging. Transit service is also
available on Ryan Road and Back Road with stops approximately 175 metres from the site.

Along the northern building facade adjacent to Ryan Road two loading stalls are provided for the delivery
of goods and services.

Users of the site will have access to internal pedestrian walkways separated from driving surfaces. These
walkways are located around the perimeter of the hotel and along all building facades abutting parking areas.
The walkways provide a safe and direct pedestrian connection from the hotel site to public City sidewalks
along Ryan Road and in two locations along Hunt Road.

Perimeter landscaping is provided along both road frontages, is located adjacent to the vehicle access along
Hunt Road and is incorporated into and dispersed throughout the parking area. The landscaping includes a
mix of lawn areas and deciduous and coniferous trees and shrubs maintained through the use of a micro
water irrigation system.

Landscaping within parking areas has been designed to integrate rain gardens, break up large expanses of
asphalt and create a visual buffer between the street and parking areas, where feasible.

The applicant is proposing to rezone to a comprehensive development zone. The applicant’s plans for the
property are summarized in Schedule No. 1. In addition to the Traffic Impact Study, the City has also been
supplied with a Site Servicing Report, Tree Assessment and an Archeological Overview Assessment (AOA) for
the proposal.
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Figure 3: West Building Elevation (view from Hunt Road)
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Figure 6: North Building Elevation (as seen from Ryan Road)

Traffic Impact Study

A Traffic Impact Study (TIS) was prepared for the proposed development which examined the following
intersections.

Ryan Road / Back Road (signalized)

Ryan Road / Hunt Road (side-street stop-controlled)
Back Road / Tunner Drive (side-street stop-controlled)
Hunt Road / Site Access (side-street stop-controlled)

A traffic analysis was conducted for the study area during the weekday AM (7:30am to 8:30am) and PM
peak hour (3:30pm to 4:30pm), periods for three scenarios: existing conditions (2020), the opening year of
the hotel (2022) and the opening year of the hotel plus ten years (2032). The TIS factors in trip estimates
for newly approved developments located at 801 Ryan Road, 1025 Ryan Road and the retirement housing
project approved at 911 Braidwood.

The TIS is referenced in Attachment No. 4 and concludes that in 2022 the background traffic operations are
expected to slightly deteriorate at the study intersections when compared to existing conditions (2020).
However, movements at all study intersections are expected to continue operating at an acceptable LOS.
With the addition of the development traffic, the northbound left-turn movement at Back Road / Ryan
Road is expected to operate at LOS E in the PM peak hour scenario, however the development traffic does
not contribute a significant amount of delay to this movement, as the background (without development
traffic) conditions are expected to operate at the LOS D/E threshold. All other intersections are operating
at an acceptable LOS.

Under the 2032 background conditions, the eastbound left-turn, shared westbound through and right-turn,
and northbound left-turn movements at Back Road / Ryan Road are expected to operate at LOS F in the PM
peak hour. All other intersections operate at acceptable levels. With the addition of development traffic,
these movements are expected to continue to operate at a similar LOS they were operating at in the
background scenario during both peak hours.
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Overall, the unacceptable future traffic operations at Ryan Road / Back Road are a result of background
growth on the roadways and future developments in the area; the project site is expected to minimally
impact the adjacent roadways.

Further, the traffic engineer has confirmed that the Hunt Road sight access meets the stopping sight
distance requirements for level roadways for the 50km//hr. design speed as outlined in Transportation
Association of Canada’s (TAC's) Geometric Design Guide for Canadian Roads (2017).

Because several movements at Ryan Road / Back Road are anticipated to degrade to LOS F in the future
(with or without the proposed development). The project’s traffic engineer has recommended the City and
Ministry of Transportation consider the following mitigation options to help alleviate this expected
congestion:

e Optimizing the signal timing plans;

e Providing a southbound right-turn lane;

e Adding an additional northbound left-turn lane; and,

e Widening Ryan Road to accommodate three travel lanes (eastbound and westbound).

Regarding the Back Road / Tunner Drive intersection, the northbound approach at Back Road / Tunner
Drive is expected to degrade to LOS D in the 2032 PM peak hour scenario with the addition of development
traffic.

The traffic engineer is not recommending this intersection be upgraded but rather has recommended that
Back Road / Tunner Drive should be monitored in the future to determine if LOS has further deteriorated.
As the northbound approach LOS deteriorates, it is expected that drivers will adjust accordingly upon
observing the northbound queues and utilize the Hunt Road/Ryan Road intersection.

Zoning Review

The proposed development requires a zoning bylaw amendment to replace the current land use contract.
Table No. 1 below summarizes the proposal relative to the existing LUC zone, as well as the Commercial 2A
Zone (C-2A Zone) a commercial zone that permits hotels and is located within the immediate area.

Current Zone C-2A Zone (comparable zone) Proposed CD Zone
(LUC)
Permitted Limited to office use, | Hotel Hotel
Uses school use, medical and
dental clinic and studio
use (artist, display,
recording, radio and
television).

*Hotel use is not a
permitted use
Density Not Applicable Floor Area Ratio: Floor Area Ratio:
0.60 0.71

Lot Coverage 35% Not applicable 18.1%
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Useable Open
Space

Not applicable

Not applicable

Not applicable

Front Yard | Not less than 7.6m 7.5m 48.81m
Setback
(Tunner Drive ) | If adjoins a public road
(other than Ryan Road)
4.5m
Rear Yard | 6.0m 4.5m (for a one storey building) 16.41m (building exceeds
Setback 7.5m (for a two storey building) two stories and is four

(Ryan Road)

9m (if building adjoins a
residential development):

stories in height)

Side Yard
Setback

(adjacent to
the single

family homes
on Back Road)

6.0m

No side yard

If building adjoins a residential
zone without the intervention of a
street or lane:

4.5m (for a one storey building)
7.5m (for a two storey building)
4.5m if side yard flanks a street

14.98m
(building exceeds one storey
and is four storeys in height)

Side Yard | 7.6m (if flanks a street) No side yard 5.60m (measured to
(adjacent  to overhang of front entrance
Hunt Road) If building adjoins a residential | canopy)
zone without the intervention of a | (building exceeds one storey
street or lane: and is four storeys in height)
4.5m (for a one storey building)
7.5m (for a two storey building)
4.5m if side yard flanks a street
Building 6.1m 9.14m 14.21m
Height (proposed four storey

building)
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Parking Base
Requirements

Loading Stalls

Not Applicable
*Hotel is not a permitted
use

1 stall per 1858m?
of floor area
(2 stalls)

Hotel

1 space per 2 hotel units

1 stall per 2 employees -

1 stall per 6 seats for accessory
uses

Hotel Units — 47 stalls

Employee Use - 24 stalls
Meeting Room (100 seats) -17
stalls

Total Required: 88 stalls

1 stall per 1850m?
of floor area
(2 stalls)

Hotel

1 space per every 2 hotel
units

1 space per 2 employees

1 stall per 6 seats for
accessory uses

Hotel Units — 47 stalls
Employee Use - 24 stalls
Meeting Room (100 seats) —
17 stalls

Total Required: 88 stalls
1 stall per 1850m?

of floor area
(2 stalls)

Landscape
Buffering

Front Yard Only
4.5m (all other roads)

4.5m (all other roads)
7.5m (Ryan Road)

Ranges from 0 m to 3.83m
(Tunner Drive)

Ranges from Om to 6.25m
(Hunt Road)

7.01m (Ryan Road)

3.95m (East Side Yard
Adjacent to Residential Use)

9.0m (if front is Ryan
Road)

Table No 1: Zoning Comparison

Compared to the current LUC zone, the proposal seeks to add hotel as a permitted use on the property as
well as an increase in density and building height.

The C-2A zone is a commercial zone typically used for hotels and other commercial developments in the
immediate area. Compared to the C-2A zone the proposed CD zone seeks an increase in building height,
density as well as reductions in landscape buffering along Hunt Road, Ryan Road and Tunner Drive.

DISCUSSION:

Both the RGS and OCP support new developments that provide a diversity of housing and employment
opportunities. Both plans promote commercial infill and densification as opposed to considering new land
for commercial development.

Policy goals within the RGS and the OCP include business retention, attracting new business and
investment and supporting a strong, diversified commercial base which provides employment and service
opportunities.

Regarding site and building design, the OCP contains guidelines that encourage the character of new
commercial developments to be compatible with neighboring developments and land uses.
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In assessing this proposal four key themes emerged to guide the evaluation of the proposal:
1. Land Use Compatibility;
2. Local Economic Development and Employment;
3. Use of Existing Infrastructure; and,
4. Building and Site Design

Land Use Compatibility

The subject property is situated adjacent to a mix of land uses as shown in Figure 8 below. Lands to the
immediate west along Hunt Road and lands to the north across Ryan Road support a number of
commercial uses including a post office, casino, offices, a day-care, a taxi company, restaurant use and a
veterinary clinic.

The subject property represents the transition between the Lower Ryan Road commercial node and single
family residential uses fronting Back Road to the east and along Tunner Driver to the south. The single
family neighbourhood established south of Lawrence Burns Park (along Chaster Road and Williams Road) is
buffered from the commercial uses along Tunner Drive by City parkland.

The most sensitive surrounding land use is the single family homes immediately east of the proposal. The
single family residences that front Back Road have rear yard building setbacks that range from 9m to 16m
and the hotel is setback 14.98m from the east property boundary, this provides approximately 24m to 30m
of buffering between the hotel building and the rear facades of the single family homes.

1 s & i ” A 4 l »
=% Multi Residential ) e 8 5 - 2 ﬁq AN K ‘
A ) " : Z asl)

3 o

/ %

3/ .‘ / X

Commercial \
Shopping Centre  }

Figure No. 8: Subject Property and Surrounding Land Use

The eastern building fagade of the hotel adjacent to the residences has many windows and doorways. To
mitigate privacy impacts and overlook on adjacent residential properties, the applicant has proposed a
setback that is larger than what is required in similar commercial zones when commercial buildings are
sited adjacent to residential zones (this includes the MU-2, C-2, C-2A and CD-1C zones). In addition to the
larger building setback, the applicant is providing landscape buffering 3.95m in width along the east
property boundary including a hedge of fast growing trees (Leyland Cypress trees) and 6.0 ft. high cedar
fencing.



Staff Report — February 1st, 2021 Page 11 of 56
Zoning Amendment — 310 Hunt Road

Economic Development and Employment

The RGS states the City shall develop and grow consistent with its function as the Comox Valley’s largest
urban area and that new developments should provide for a wide diversity of housing and employment
opportunities and highest densities in the Valley.

The OCP’s vision includes the City of Courtenay as the centre of commerce for the Comox Valley. This is
supported through the designation of five commercial areas in the City and through the densification of
commercial areas.

One of the goals of the OCP is to achieve a strong local economy. The hotel development will attract a
number of new visitors to the City who will spend locally and generate additional revenue for local
businesses such as the restaurants and local retail shops located in the immediate area.

The proposal is consistent with the policies in the RGS and OCP. Hotels boost local economies by bringing
jobs to the area. It is estimated this proposal will create over 100 new jobs during construction and when
the hotel is operational. The applicant expects that 117 direct and indirect jobs will be provided with the
development including 47 permanent local jobs. Direct jobs include employment related to the operations
of the hotel (i.e. hotel employees and staff) and indirect jobs include other employment opportunities
generated by local businesses that supply goods and services to the hotel, for example, local food and
beverage companies and restaurant suppliers, companies that supply hotel room related goods and
services (i.e. housekeeping supplies, room amenities), telecommunication vendors (internet, cable) and
utility companies.

Creating employment opportunities helps build complete communities and creates a self-supporting local
economy. The development site is located in a compact neighborhood surrounded by a mix of commercial
and low and high density residential developments. By providing jobs within the existing neighborhood
residents can live and work in their neighborhoods, reducing the distance residents have to travel to work.
Reducing distances residents have to travel to their workplace reduces overall automobile use and traffic
congestion, promotes opportunities for active forms of transportation (walking, cycling) produces better
air quality and reduces urban expansion into fringe areas of the City.

Planning Staff consulted Comox Valley Economic Development Society (CVEDS) to determine if they
collected hotel vacancy rates for the Valley or for the City. Staff were advised this data is not available.
According to the applicant’s economic impact overview the last hotel built in the City was the Bayview
Hotel (formerly a Holiday Inn Express constructed in 2007) and although 2020 has provided a significant
economic short term challenge to tourism, the hotel industry is forecasting a 5.1% increase in 2021, with a
full recovery by 2023 (as seen in Attachment No. 8).

Use of Existing Infrastructure

Infill development in serviced areas of the City is encouraged by the OCP and is a goal of the RGS.
Approving developments that intensify existing commercial neighbourhoods and promote infill on
underutilized sites, such as the subject property is beneficial in that it directs growth to areas where
infrastructure and utilities are already in place. This reduces both the City’s and ultimately the community’s
cost in providing and maintaining new services (road, service infrastructure, and facilities) associated with
sprawl development.
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A recent capacity assessment concluded that the existing water and sanitary sewer capacity is adequate to
service the proposed development.

Site and Building Design
The development includes one four storey commercial building providing 93 hotel rooms, a meeting room,
fitness facility, indoor pool and parking and landscaping.

The proposed building is orientated towards Hunt Road and has a contemporary modern design finished
with a combination of materials including vertical fibre cement siding, stone cladding and glass. To create
visual interest, large expanses of glazing (with panels) have been incorporated into building facades,
projections (awnings) have been placed over exterior doorways and a varied colour palette is being utilized
on exterior walls.

Both the building facades and roofline are articulated to break up the overall box-like appearance of the
building. Building facades have been stepped and articulated with variations in materials and colors and
the roofline has been articulated with parapets that sit at slightly different elevations. To provide an
attractive appearance, all building facades visible from street include the same level of architectural
detailing.

Weather protection for pedestrians is provided through a large canopy situated over the front entryway of
the hotel and awnings placed over exterior doorways.

The site has been designed to prioritize the pedestrian environment through the provision of a continuous
walkways around the perimeter of the building. Pedestrian walkways are separated from driving surfaces
and provide direct connectivity from the hotel to adjacent parking areas and public sidewalks along Ryan
Road and Hunt Road (in two separate locations).

The site has an established internal roadway for the safe movement of vehicles. The proposal includes new
parking areas situated in the west, east and front yards and all stalls are accessed from the internal
roadway. Where feasible, parking areas have been screened from roadways by landscaping and landscaped
planters have been incorporated at the ends of parking aisles

All outdoor lighting will be full-cut off/flat lens and exterior lighting along walkways, in the parking areas
and on the exterior of the building will be appropriately shielded to reduce glare on neighboring and
adjacent properties. Also, development signage will be required to meet the City’s sign bylaw requirements
and will be processed under a separate sign permit.

The hotel is adjacent to the rear yards of the single family homes that front Back Road. To reduce the
impact that the building has on the adjacent residences, the hotel has been setback 14.98m from the rear
property boundaries of the adjacent dwellings. This is nearly double the distance required in other
commercial zones that permit hotel as a use (with the average setback ranging between 6.0m and 7.5m).

The site has been designed to reduce the impact of the building on the residential properties to the north by
sliding the building towards Hunt Road. This has enabled the inclusion of a 3.95 m wide landscaped buffer.

The entire length of the east property line will be a 2.0m (6.0 ft.) decorative cedar panel fence and a hedge
of 44 10 foot tall Leyland Cypress trees will be planted to provide visual and noise buffering from the hotel
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building. The proposed tree species is fast and reported to grow at 1 meter/ year which has been confirmed
by a Landscape Architect (as seen in Attachment No. 3)

Based on the plans submitted in support of the rezoning proposal, this building and site design is generally
consistent with the direction established in the Commercial Development Permit Guidelines.

Form and Character Development Permit
Subsequent to rezoning, the development will require a development permit. As this development will
contain no variances due to the use of the CD zone, this will be considered administratively.

Tree Cutting Permit

A tree assessment by an Arborist was provided in support of the proposal. Trees that were measured to be
larger than 20cm diameter at breast height include three red alder trees and a cherry tree. The alder trees
are not deemed suitable for retention because they conflict with planned infrastructure for the site. One
cherry tree will be retained close to the east property line as the applicant has provided a sufficient width in
the landscape buffer (3.95m) to provide the recommended root protection zone for the tree, which is 3.12m.

Seven trees were identified on City land in the road right-of-way of Tunner Drive, four western white pine (a
protected tree species) and three red alder trees. The western white pine trees have been deemed to be
suitable for retention. To protect and preserve the trees, the eastern access to the site off Tunner Drive has
been eliminated as the proposed driveway location directly conflicted with the root protection zones of
these trees. The three red alder trees within the City right-of way are young and are also being retained.

The applicant will be required to apply for and obtain an approved tree cutting permit from the City prior to
any development or construction activities taking place on the property.

Partnership Opportunity with Project Watershed

Currently the subject property is vegetated with a variety of native trees and shrubs of various size and age,
particularly Black Hawthorn. During the application referral process, the Comox Valley Land Trust (CVLT)
identified a community partnership opportunity between Project Watershed and the property owner. With
support from the City of Courtenay the CVLT identified an opportunity for Project Watershed/Developer to
work in partnership in the pre-site clearing stage of planning to salvage specific trees/shrubs for habitat
restoration projects in close proximity to the development.

The property owner has invited Project Watershed to access to site to remove key native species off the
parcel prior to development .The owner has indicated that they have attended the site and this work has
been completed .

FINANCIAL IMPLICATIONS:
The development is subject to City and Comox Valley Regional District Development Cost Charges.

ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent
55 hours processing and reviewing this application, conducting a site visit and communicating with the
applicant to request additional information.
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Should the proposed bylaws receive First and Second Readings, staff will spend an additional five hours in
preparation for the public hearing, preparation of the covenant, final reading of the bylaw, and updating the
bylaws and maps.

ASSET MANAGEMENT IMPLICATIONS:

The City will inherit new road infrastructure (curb, gutter, road pavement and sidewalk). With this proposal
road improvements will be made along Tunner Drive including pavement widening and the installation of
barrier curbs and catch basins and signage. Approximately 50m of pavement and sidewalk along Hunt Road
(close to Ryan Road) will be removed and replaced as it lacks a curb and is in poor condition, pavement
markings will be reinstated at this location. New curb and sidewalk will also be installed towards the
intersection of Tunner Dive where curb and sidewalk currently terminate. The existing driveway letdown on
Hunt Road will be replaced with new curb and gutter and a new driveway letdown will be installed. Damaged
sidewalk panels along the Ryan Road Frontage will also be replaced.

With this proposal new service infrastructure (water, sanitary and storm) will be installed and built to current
City standards.

These will be incorporated to the City’s asset registers for ongoing maintenance.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:

® Communicate appropriately with our community in all decisions we make
M Support actions to address Climate Change mitigation and adaptation

® A Explore opportunities for Electric Vehicle Charging Stations

OFFICIAL COMMUNITY PLAN REFERENCE:
Official Community Plan

3.1 Growth Management:

3.1.2 Goals
1. provide for managed growth
2. ensure equitable taxation for services provided and received
3. support efficient infrastructure development

3.1.3 Policies
7. Position itself as the regional commerce centre of the Comox Valley promoting new and existing
industries to expand economic opportunities for growth and development within the municipal
boundaries.

3.2 Regional Context Statement
3.2.2 Goals

Goal 3: Local Economic Development

Achieve a sustainable, resilient and dynamic local economy that supports Comox Valley businesses
and the region’s entrepreneurial spirit.

4.2 Commercial
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4.2.2 Goals

1. utilize existing services and designated lands prior to consideration of new commercial areas.

3. encourage a high standard of development to enhance the design of the city and streetscape through
the issuance of Development Permits for all commercial developments.

4. support a strong, diversified commercial base within municipal boundaries which will provide
employment and service opportunities.

4.2.3 Policies

The designation of new or the extension of commercial zoning along major routes within the City is not
supported. The City supports more intensive utilization of existing serviced land and existing commercial
space prior to outward expansion.

1. Shopping Centres function as the major shopping centres for the region. They are or can be
expected to be anchored by major retailers, with a mix of smaller retailers.

Council will support the provision of a wide range of retail areas, limited office and personal
service areas including restaurants.

REGIONAL GROWTH STRATEGY REFERENCE:
The development proposal is consistent with the RGS goal (XXXX) “to encourage expansion of the

Part 3: Regional Policies
3.2 Policy Areas

Goal 3: Local Economic Development: Achieve a sustainable, resilient and dynamic local economy that
supports Comox Valley businesses and the region’s entrepreneurial spirit.

Objective 3-A: support local business retention, development and investment.

3-A Create a positive business-environment that helps to support and retain existing businesses and
attracts new businesses and investment

3A-1Encourage responsible expansion of the economic base of the Comox Valley the intent of enhancing
wealth and employment opportunities

Objective 3-B: Increase regional job base.

3B-8 Investigate opportunities to support the expansion of regional employment where proposals are
consistent with the policies of the RGS.

3B-9 Encourage tourism, including cultural and eco-tourism opportunities, within the Comox Valley.
3-D: Promote designated Town Centres as regional employment centres.

3D-1 Update OCPs and implement zoning that supports intensification of mixed-use office, retail and other
commercial employment activities in designated Town Centres located within Core Settlement Areas.
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3D-2 Retain and attract new businesses, investment and employment in designated Town Centres located
within Core Settlement Areas.

4.4 Growth Management Principles

14. Promote and support the overall economic viability of the municipal areas so that they can continue to
provide primary base for residential, commercial and institutional activities.

Objective 5-A: Promote water conservation and efficiency throughout the Comox Valley.
5A-1 The majority of growth should be focused in Core Settlement Areas where appropriate
publicly owned water servicing systems already exists.

Objective 5-D: Encourage sewage management approaches and technologies that respond to public
health needs and maximize existing infrastructure.
5D-1 The majority of growth should be focused in Core Settlement Areas where appropriate sewer
servicing already exists.

CITIZEN/PUBLIC ENGAGEMENT:

Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation:

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
c To provide the To obtain public To work directly  To partner with To place final
Public public with feedback on with the public the publicin each  decision-making
parﬁcipaﬁon balanced and analysis, throughout aspect of the in the hands of
gOCll objective alternatives the process to decision including  the public.

information and/or decisions. ensure that public  the development

Lo assist them in concerns and of alternatives and

understanding the aspirations are the identification

problem, consistently of the preferred

alternatives, understood and solution

opportunities considered.

and/or solutions.

Should Zoning Amendment Bylaw No. 2994 and receive First and Second Readings, a statutory public hearing
will be held to obtain public feedback in accordance with the Local Government Act.

The applicant mailed out a public information meeting package on April 21, 2020 to adjacent property
owners and occupiers within 100m of the property, this included a combination of 105 households and
commercial businesses. The notice contained details about the Zoning Amendment, the proposed zoning
and density and contact information for the applicant.

Six comments were received for this proposal from the public mail out. The applicant prepared a written
response to all of the members of the public who provided comments on the application. The applicant’s
mail out letter, public comments received and the applicant’s letter of responses to the public are provided
in Attachment No. 6.
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OPTIONS:
OPTION 1: (R

OPTION 2:

OPTION 3:

OPTION 4:

Prepared by:

ecommended)

That based on the February 1, 2021 staff report entitled “Zoning Amendment Bylaw No.
2994 -310 Hunt Road” Council approve OPTION 1 and complete the following steps:

That Council give First and Second Reading to “Zoning Amendment Bylaw No. 2994” to
create a new CD-31 Zone and rezone the property legally described as legally described as
Lot A, Section 14, Comox District, Plan EPP101533 VIP74579 from LUC to CD-31;

That Council direct staff to schedule and advertise a statutory Public Hearing with respect to
the above referenced bylaw; and

That Final Reading of the bylaw be withheld pending the registration of a Section 219
covenant on the subject property.

That based on the February 1st, 2021 staff report entitled “Zoning Amendment Bylaw No.
2994 -310 Hunt Road” Council considers Zoning Amendment Bylaw No 2994, 2020
consistent with the City’s Official Community Plan; and,

That Council approved OPTION 2 and waives the Public Hearing with respect to Zoning
Amendment Bylaw No 2994, 2020 pursuant to Section 464 (2) of the Local Government Act
and directs staff to give notice of the waiver of the public hearing pursuant to Section 467
of the Local Government Act in advance of consideration of 3rd Reading of the bylaw.

That Council postpone consideration of Zoning Amendment Bylaw No. 2994 with a request
for more information.

That Council not proceed with Zoning Amendment No. 2994.

Reviewed by:

M

Dana Beatson Matthew Fitzgerald, RPP, MCIP

Planner Il

Manager of Development Planning

Concurrence by Concurrence by:
/?f///
Ve /4 (\
/// 4[ 7L NAL éM/\/
lan Buck RPP, MCIP Trevor Kushner, BA, DLGM, CLGA, PCAMP

Director of D

evelopment Services Interim Chief Administrative Officer
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Attachments:
1. Schedule No. 1 — Applicant’s Development Summary
2. Schedule No. 2 — Architectural Submissions
3. Schedule No. 3- Arborist Letter: Landscaping for Eastern Side Yard
4. Schedule No. 4 — Traffic Impact Study
5. Schedule No. 5 — Tree Assessment
6. Schedule No. 6 — Public Information Meeting Notice, Responses provided by the applicant and

Public Comments

Schedule No. 7- Sustainability Evaluation Checklist
Schedule No. 8 — Economic Impact Overview

Schedule No. 9 — Draft Zoning Amendment Bylaw No. 2994

© % N
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Schedule No. 1: Applicants Development Summary
L OVICE

SCC) ]
A ,
sy ARCHITECTS

Design Rationale
310, 320, 336 Hunt Road, Courtenay

Located at 310, 320, 336 Hunt Road Courtenay, we are proposing to build a 55,818 SqFt, (5,185.7 SqM) 4-storey
Hotel bullding on 78,824 SqFt. (7,323.0 SqM) of developable area. The site Is currently zoned LUC and we are
requesting rezoning to CD to allow the increase of density up to 93 hotel rooms with 98 parking stalls.

The rectangular building will be 4 storeys of wood frame on grade with surface parking surrounding it. The
exterior of the hotel will be rain screened with Hardi panel in a variety of colors, Olive & Cream with an accent
of Terracotta to add interest and a rock veneer ribbon to demarcate the entrance and the primary site corner.
The roof will be white membrane and not visible from the street,

The plant selection considers function, aesthetics, climate and native specles as a focal point. We Intended to
provide plant material that is native to the environment and that supports local birds and beneficial insects,
Disease resistant material that still provides year round interest to visitor's (foliage/fragrance/blooming times
in all seasons). The plant material also focuses on low water/maintenance management and stresses
biodiversity and sustainability. We wanted to create a garden for natural habitat and promote educational
opportunities.

We have excessive experience in residential projects. Attached is the list of previous developments that we have

worked on,

Yours truly,

Andrea Scott, Principal

Architect AIBC, AAA, LEED AP
c/o Lovick Scott Architects Ltd.
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Schedule No. 2 — Architectural Submissions
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Site and Parking Plan

HUNT ROAD

SITE: PLAN FULL

SCALE: 1:500
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/
Gty Botarica Name Common Name
Trees
5 Acer circinatum VINE MAPLE
q Acer palimatun Bloodgood Jaxaness NMaple
1 ArmelancHer canadersis SERVICEBERRT
E) Armelanchler x grendflora 'Avtumin Brilllence' AUTUMN BRLLUANCE APPLE SERVICEEBERRETYT
=3 Cercls canadensis EASTERN REDBLD
o] Corrws kouvsa Tiss Satormi MSS SATOM KOUSA DOGWOOD
| Corrus kousa X C, florida 'Eddes White WonderP' | EDDIES WHTE WONDERIE STELLAR SERIES DOGWOOD
5 Thula plicata HESTERN RED CEDAR
Shrubs
2 Acer palmatum (Palmatun Groue ) 'Bloodgood BLOODGOOD JAPANESE MAPLE
20 | Choisya ternata FMEXICAN ORANGE
2 Corrws sanguinea Winter Flarme' HWINTER._FLAIME BlLoODTkG DOoGINOCD
5 Daphine odora HWINTER _DAPHNE
14 Gaultheria shallon SALAL
3 Lavandula angustifolia ENGLISH LAVENDER
24 | Lavandula angustifolia 'Hidcote' HDCOTE ENGLISH LAVENDER
(2] Lavandula x Intermedia 'Proverce' PROVENCE LAVENDER
23 | Mahorla aquifolian OREGON HOLLY GRAPE
8 Nandina dornestlica 'Plum Passlon' Heavenly Barboo
23 | Rhododendron 'Boule de Neige' Rhodo
12 Rhododendron (subgerus Azalea) 'Grards Fuchsid | GIRARD'S FUCHSIA AZALEA
1l Ribes sangineurn Red flowering currant
22 Reosa rwtkana Neootka Rose
5 Sarcococca hodkeriana SWEET BOX
| Sarcococca ruscifolia FRAGRANT SINEET BOX
15 Skimimia _joponica JAPANESE SKIFMIA
54 Vacchnium ovatum CALFORNAN HUCKLEBERRY
Ornamentd Gresses
8 Calamagrostls x acutiflora 'Karl Foerster! KARL FOERSTER FEATHER REED GRASS
[2) Mscanthus sinensis MADEN GRASS
4 Miscanthus sinensis 'Gradillinus' GRACLLINUS MADEN GRASS
45 | Stipa terwissima PONTTAL GRASS
Perenrlals and Anrwals
20 | Helleborus orientdlis LENTEN ROSE
10 s _shirica 'Caesar's Brother' CAESAR'S BROTHER SIBERIAN RIS
40 | Polystichum runitum Sword Fern
18 Thyrrus serpyllunm ‘Coccineus' COCCNEUS IMLD THYME
Succulents
71| Sedun spathuifolirn 'Cape Blaxd | CAPE BLANCO STONECROP
Groundcovers
A9 Arctostogpohylos vva-ursi HANZANT A
q Mahorla repens CREEFPNG BARBERRY

Landscape Planting Plan
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North and South
Building Elevations
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Schedule No. 3 — Arborist Letter

kogme

oresiry : MEMORANDUM
Date: Movembar 24, 2020
Projact Mama: 310 Hurt Rd Hotel = Tree Planling Spacies Review
Sita Addrags: 310 Hunt R Courtenay, BC VAN SN2
Client: Lyall Sargent
Consulting Arborist: Shanae Borschneck
Adtantion: Lyall Sargent = Sargant Construction Lid.
City of Courtenay
Mumber of Pages 5
Subjact Arborist Confirmation of Statemeant
1.0 ASSIGHNMENT
Response o City comments in November 3, 2020 amall (RE: 'Hunt Rd HIEX - Landscape Plan
Updated).

.. tha current proposed tree spacies-thara s a statemant in the submission that this trea will
graw to 20 ftin 10 yrs. Stall require confirmaltion of this stalement from and arborist’
MNote: the tree species in question is * Cuprocypars leylandi,

2.0 SUMMARY OF FINDINGS { RECOMMENDATIONS

Basic characteriatics: » Cuprocyparis leylandi is a large, danse, fast-growing, evergresn conifer
with a columnar fo pyramidal form, Oflen planied as a hedae or screen as it is lolerant of severa
pruning and urban canditions, Undar ideal conditions it may grow upwards of 30 m,

Attributes:

-Fasl growlh rale resulls in quick screening. Even an poar soils, has bean known o grow
approximately 1 m par year when young, reaching 15 min 15 years

~Tolaranl of salls, atmospheric pallution and droughty, inferile soils.

~Tolarant of poor drainage for shor pericds,

~Tolaranl of savera pruning.

Considerations:

-Relatively shallow rooting.

~Medl particulary windfirm.

-Once desired size has bean reached must be pruned regularly

To halp ensure fast growth, the following is recommended:

-Treas should be sourced from a repulable nursaery.

-Treas should be planted in one continuous growing trench. Growing trench should be at least 900
mim daep.

-If sail compaction has accurred, recommend soll prafile rebuilding prioe 1o planting.

-Dnp irrigation instalked in the growing tranch with emillers spread over anlire root zona. irigaton
systam shauld ba manitored pariodically 1o ensure adequate maisturs levels,

-Prior lo planting, Irees should be inspected for damage, signs of girdling roots and structural dafacts.
~Treas should be installed with the root flare exposed,

= .75 mm thick layar of bark mulch installed (o the Irees’ anticipated mature drpline. Mulch should
ned touch the stem af the tree,

=i complede, slow ralease ferlilizer should be applied in early spring lo halp promate growth.
-Inspactions complated by an 1SA Cerlified Arborist o determine health and necassary adjusimants
I cullural practices. Thess inspections should occur quarterly for tha first year.
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koome

oresaAry : MEMORANDUM

It is thid policy of Koome Urban Forestry Lid. (KUF) o attach the following clauses ragarding lmitations,
Wi do this to ensure thal developars, owners, and appraving officers are clearly aware of whal is
technically and professionally realistic in retaining trees

This Assassmend s based on the circumstancas and observalions as they axisted al the tmea of the site
ingpection of the Client's Proparty and tha trea(s) siluale thereon by Koomea Urban Foresiry Lid, and upon
infarmation provided by the Client 1o KUF. The opinions in this Assessment are given basad on
obsarvalions made and using generally acceplad professional judgment, however, bacause irees and
plaris are living organisms and subject to change, damage and disease, the resulls, observations,
recommeandations, and analysis as sel oul in this Assassment are valid only as al the dale any such
testing, obsarvations and analysis took place and mo guarantee, warranty, represeniation or opinion is
offared or made by KUF as to the langth of the validity of the resulls, observalions, recommendations and
analysis contained within this Assesament,

As a rasult, the Client shall nat rely upon this Assessment, save and except for representing the
circumstances and observations, analysis and recommendations thal were made as al the date of such
inspections. It s recommendsd that the trees discussed in this Assesamant should be re-assessad
pariadically, Only lhe subject trea(s) was inspecled and no olhars,

Restriction of Assessment

Motwithstanding the recommandations and conclusicns madea in this Assassmant, It must be realized that
lrees are livimg organisms, and their health and vigour constantly chamges ower lime. They are nol
immune o changes in site conditions, or seasonal varations in the weather. The tendency of trees or
parts of treas Lo fall due to envirenmantal conditions and internal problems are unprediclabla. Defecls are
often hidden within the tree or underground

Tha Assessment carried out was restricted to the Property. No Assessment of any other trees or plants
has been undaertaken by KUF, Koome Urban Forestry Lid, is not legally liable for any other trees or plants
on the Property excepl those expressly discussed harein, The conclusions of this Assessment do not
apply o any areas, lrees, plants or any other propary nol covered or referenced in this Reporl. The
conclusions of this Assassmant doas not imply or in any way infar that ciher trees on this site or near this
sile are sound and haalthy.

While reasonable efforts have bean made lo ensure thal the trea(s) recommendad for ratention are
healthy, no guaraniees are offered, or implied, that these frees, or all parls of them, will remain standing
Il is bolh professionally and praclically impossible lo pradict with absolule cedainly the behavior of any
single tred - or group of treas --, or all thelr component pans, in all given circumstances, Inevitably, a
slanding tree will always pose soma risk. Most treas hava tha potential for failure in the event of adverse
waathar conditions, and this risk can only be eliminated if the (ree S removed,

Athough every effiort has been made o ensure that this assesament 15 reasonably accurate, the trea(s)
should be re-assessed pariodically. In accordance wilh standard practice, the Assessment prasenied in
this Repor & valid at the time it was underiaken, It 18 not a guarantes of safety, It is the owner's
responsibility to maintain the tree{s) and inspect the Iree(s) to reasonable standards and o carry out
recommendations for mitigation suggested in this Report,

Professional Responsibility

In carrying out this Assesamaent, Koome Urban Forestry Lid, and any Assessor appainted for and on
beshall of KUF to parfarm and carry oul the Assessmant has axercised a reasonable slandard of cara, skill
and diligence as would ba customarily and normally provided in carmying out this Assessmant,

The Assessment of the tree(s) prasented in this Report has been made using accepted arbonculiural
lachniguas. These include a visual examination of sach tree for struclural defects, scars, exleamal
indications of decay such as fungal fruiting bodies, evidence of insact attack, discoloured foliage, the

2
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koqme
urban fores#ry : MEMORANDUM

condition of any visibde rool structures, the degree and direction of lean (if any), the genaeral condition of
the treais) and the surrounding site, and the current or planned proximily of propery and peopla. Excepl
whare spacifically natad in the Report, nona of the frees examined were dissacted, cored, probed, or
climbed, and delailed rool erown examinations invelving excavalion were not underiaken.

Without limiting the foregoing, no habilly is assumead by Koome Urbam Foresiry Lid. or its directors,
officars, amployers, confractors, agents of Assessors for:

aj any lagal description pravided with respact to the Proparty;

b} issuas of tithe and or ownership respect (o the Property,

c) the accuracy of the Property line locations or boundaries with respect to the Property; and

d) the accuracy of any olher iormation provided to KUF by the Cliant or third partaes;

a) any consaquantial lass, injury or damages suffered by the Client or any third parfies, including but
nal limited to replacemeant costs, loss of use, earnings and business intarruption; and

f) thie unauthorized distribution of the Report.

Tha total monetary amount of all claims or causes of action the Cliant may hava as against KUF,
including but nat limited to claims for negligence, negligent misrepresentation and breach of contract,
shall ba stricily limited sobaly to the tatal amount of faes paid by the Client io KUF,

Further, under no clrcumstance may any claims be initiated or commanced by the Client against Koome
Urbsan Forestry Lid. of any of s directors, officars, employess, conlractors, agemls of Assessors, in
contract or in fort, mara than 12 months after the date of this Assessmant,

Assumplions

Tha Cliard is hereby nolified and does hereby acknowladge and agree thal where any of the facls and
informaticn set out and referenced in this Assessment are based on assumplions, facts or information
pravided to KUF by the Client and/or third parties and unless olherwise sel outl within this Assessment,
KUF will in no way bae respansibla for the veracity or accuracy of any such infarmation,

Furthier, the Client acknowladgas and agreas that KUF has, for the purposes of praparing their Report,
assumed that the Proparly, which is tha subject of this Assessmanl is in full compliance with all applicable
fadaral, provincial, municipal and local statutes, regulations, by-laws, guidelines and othar relatad laws,
KUF explicitly denies any legal liabilily for any and all issues with respect o non-compliance with any of
the abova-referenced statutes, regulations, bylaws, guidalines and laws as it may partain to or affect the
Properly lo which this Assessmant applies.

Third Party Liability

This Report was prepared by Koome Urban Forestry Lid. exclusivaely for the Client. The contents reflact
EUF's best Assessmant of the tree(s) and plant(s) situate on the Propery in light of the information
available to it al the time of preparabion of this Assessmant. Any usa which a third party makes of this
Assessment, or any reliance on or decisions made based upon this Assessmant, are made at the sole
risk al any such third parties. KUF accepls no responsibility for any damages or loss sufferad by any third
party of by the Clent a8 a result of decisions mada or actions basad upon tha use or reliance of this
Assassmeant by any such party.

Further Services

Motwithstanding the racommandations made in this Assessmant, Koome Lirban Forastry Lid, accept no
responsibility for the implementation of all or any part of this plan, unless we have specifically bean
requasted to examine said implementation activities. Approval and implamantation of this plan in no way
implies any inspaclion of supefvisory role on Lhe parl of Koome Urban Forestry Lid. In the evanl Lhal
inspaction or suparvision of all ar part of the iImplementation af the plan 5 requasted, said request shall
be in wriling and (he delails agresd lo in weiling by bath parlies. Any on-sile inspection ar supanvisory
work undariaken by Koome Urban Forestry Lid, shall be recorded in written form and submitted fo the
client as a matter of record.
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kOtp me
urban fores#ry : MEMORANDUM

Koome Urban Forestry Lid, nor any of its represematives ahall be required to give testimony, or 1o act as
an expart wilness or o allend courl by reason af this Report unless the Client has first made specific
arrangamants with respect 1o such further services, including, withoul limitation, providing the paymeant of
Koome Urban Forestry Lid,'s regular haurly billing feas.

Koome Urban Forestry Lid. nor any of its representatives shall be required to provide any further
consullation or sarvices 1o the Client, save and axcepl as already carmed oul in the preparation of this
Raporl unless the Client has first made specific arrangements with respect to such further services,
inzluding, without limitation, providing the payment of Keome Urban Forestry Lid.'s regular hourly billing
faes,

General
Any plans and'or ustrations in this Assessment are included only 1o halp the Cllent visualize the Bsues
in this Assessment and shall nol be ralied upon for any olhar purpose.

KUF shall not be held responsible for the manner of usa of the interpretations that other parties may
attach to the report. This repor is not 1o ba re-printed, copled, published or distributed without prios
approval by Koome Urban Foresiry Lid

The Raporl shall be considered a whola, no seclions are sevarable, and the Repor shall be considarad
incampleta if any pages are missing,

This Report is bast viewed in colour. Any coples printed in black and white may make some details
difficult to proparly understand. Koomea Urban Foresbry Lid, accepls no liability for misundarstandings due
to a black and white copy of the Report,

Sketches, drawings and phatographs in this Repert, being intended as visual aids, are not necessarily o
scala and should not be consirued as enginearing or architectural Report of surveys unless axpressad
otharwise, The reproduction of any information genarated by architacts, enginears, or other conaultants
on any skelchesa, drawings, or pholographa is for the express purpose of co-ordination and ease of
referance only. Inclusion of said information an any drawings or cther documents doas not constitute a
reprasentation by Koome Urban Forestry Lid, as to the sufficiancy or accuracy of said information.

Publication

The Clenm acknowledges and agrees that all intellectual property rights and title, including without
limitation, all copyright in this Raporl shall remain solaly with Kooma Urban Forastry Lid. Possassion of
this Repar, or a copy thereof, does not entitle the Client or any third parly to the right of publication or
repraduction of the Repart for any purpose save and axcepl whera KUF has givan its prior writlan
consent. This Report may not be used for any ofher project or any other purpose without the prior written
consant of Koome Urban Forestry Lid,

Unlass required by law otherwise, possession aof this Report or a copy thereol does not imply right of
publication or use for any purposs by any other than the perscn, pafies of agencies 1o whom it s
addrassed, withoul the prior expressed written consant of Koome Urban Forastry Lid.

Maither all nor any parl of tha conlents of this Reporl shall be disseminated to the public through
advartising, public relations, news, sales, the Internst or other media (including, without limitation,
lalevision, radia, prini or alectronic madia) withoul the prior written consent of Koome Urban Forestry Lid,
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If you have any furthar questions or concerms regarding this report, please contact the undersigned at
TTB-B85-6TTT.

Sincaraly,

Kally Kooma
Consulting Arbarist
154 Cartified Arborist PN 55624

154 Trea Risk Assessmanl Qualified
Certifiad Wildlife Dangerous Trea Assassor, P2546
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Schedule No. 4 — Traffic Impact Study

The Traffic Impact Study can be found at the following link:

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042



https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042
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Schedule No. 5 — Tree Assessment

The Tree Assessment can be found at the following link:

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042



https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042
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Schedule No. 6

Public Information Meeting Notice,
Public Comments and
Responses provided by the
Applicant

ZONING AMENDMENT
310/320 HUNT ROAD
COURTENAY BC

Dear Owner / Occupant,

This notice Is to advise you of the development proposal intended for the property(s)
located at 310/ 320 Hunt Foad, Courtenay, BC and provide you an opportunity to ask
guestions or provide your comments regarding the development proposal.

Project Type:
Zoning Amendment

Project Description:

Zoning Amendment to rezone from a Land Usze Contract (LUC) to a site specific
Comprehensive Development Zone (CD Zone) for the development of 2 93 unit
hotel.

Folder Number:
EZ000042

City of Courtenay Website:
Belevant documents can be viewed on the City of Courtenay website:
www.courtenay.ca'devappiracker (search by file number or address)

Deadline for Comments or Questions:
Please provide your comments of questions by Friday May 22, 2020

Comments can be submitted to the City of Courtenay by:
* Dropbox located at the front entrance of the City of Courtenay
» NMail - City of Courtenay, Planning Services Department, 830 Cliffe
Avenune, Courtenay BC, VO 17
* E-mail — planning@courtenay.ca
» Fax-—230-334-4241

Contact Information:
Metropolitan Capital Partners Ine.
Atm:  Mr. Phil Leedham, CPA CMA

phil@metrocp.ca
250-580-2636
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355 Back Road
Courtenay, BC
WON 3x1

Ta: Mayar and Council
/o City of Courtenay Planning Department sent by email: planning@courtenay.ca

Re: File # RZ000042 Application for Rezoning at Hunt Road

Dear Mayeor and Council,

As an owner of a single-family home located immediately adjacent to the proposed hotel, | am
requesting that Mayor and Council require a robust landscape buffer to be located between the
proposed commercial development and the adjacent residential properties as a condition of rezening.

It is widely recognized that best practices for land use planning require new development to respect
existing land uses in @ neighbourhood. The subject application as proposed fails to meet such a
minimum standard, given the lacking landscape design. Currently, only a single narrow strip of
wegetation is proposed between the commercial development and the single-family homes located
immediately adjacent.

Mayaor and Council can require & more sensitive design in order to better fit the proposed development
into our mixed-use neighbourhood. Sensitive design would include shifting the proposed development
closer to Hunt Road and readjusting traffic circulation on the site to allow for an effective landscape
buffer to be located between the proposed hotel and the adjacent single-family homes. Landscape
screening should mirrar the depth of the buffers proposed between the development and Ryan and
Humt Roads. 5Such a redesign would profoundly mitigate the negative impacts of the subject

development on adjacent residential properties.

Mixed-use neighbourhoods can be effectively developed when impacts on surrounding properties are
prigritized as & foundational element of good design. The guality of land use decisions that Council
makes during its term will impact the character of our neighbourhood for decades to come. As such, |
am respectfully requesting that the City of Courtenay require the subject commercial development to be
sansitively designed in @ manner that doesn't negatively impact the adjacent single-family homeas.

Respectfully,
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345 Back Koad
Courtenay, BC

VIN 3X1

2501 703-2066

Te: Mayer and Council
¢/a City of Courtenay Planning Department sent by email: planning@ courtenay.ca

Re: File # RZ000042 Application for Rezoning at Hunt Road

Dear Mayor and Council,

As an owner of a single-family home located immediately adjacent to the proposed hotel, | am
requesting that Mayor and Council require & robust landscape buffer to be located between the
proposed commercial development and the adjacent residential properties as a condition of rezoning.

It is widely recognized that best practices for land use planning require new development to respect
existing land wses in a neighbourhood. The subject application as proposed fails to meet such a
minimum standard, given the lacking landscape design. Currently, only a single narrow strip of
vegetation is proposed between the commercial development and the single-family homes located
immediately adjacent.

Mayor and Council can require a more sensitive design in order to better fit the proposed development
into our mixed-use neighbourhood. Sensitive design would include shifting the proposed development
closer to Humt Road and readjusting traffic circulation on the site to allow for an effective landscape
buffer to be located between the proposed hotel and the adjacent single-family homes. Landscape
screaning should mirror the depth of the buffers proposed between the development and Ryam and
Humt Roads. 5Such a redesign would profoundly mitigate the negative impacts of the subject
development on adjacent residential properties.

Mixed-use neighbourhoods can be effectively developed when impacts on surrounding properties are
prioritized as a foundational element of good design. The quality of land use decisions that Council
makes during its term will impact the character of our neighbourhood for decades to come. As such, |
am respectfully requesting that the City of Courtenay require the subject commercial development to be
sensitively designed in a manner that doesn’t negatively impact the adjacent single-family homes.

Respectfully,
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aprfl 27, 2020

Courtney City Council

230 Cliffe Ave

RE: rezoning application, Folder#RZ000042

Members of Courtenay City Council,

We are writing to you this day in response to 2 zoning amendment currently being considered
for the civic address of 310/320 Hunt Rd (and 33€ Hunt even though it is not mentioned in the zoning
amendment letter we received), Courtenay BC where an application has been put forward to amend the
zones of these parcels of land to 2 CD Zone for the purposes of building & 93 unit hotel.

The floor plans and layout of the hotel in this rezoning application states they wish to build 3 4
story, 16-meter-tall, structure. This explains why they are applying for 2 CD zone instead of working
within the zones already availzble for hotel use, of which there are several to choose from.

The neighborhood in which this structure is being proposed shoulders two distinct areas, a mix
of residential (R-1, B-2 and R-3 zones), and commercial businesses like Chances Casino and Superstare
[Zones C4 and C-1A respectively). In this mix of buildings that already exist, the residential maximum
building height iz 8 metersz, and the maximum commercial building height is 5.5 meters. [t seems pretty
obvious that a building of 1& meters in height iz not in keeping with the other buildingz in the
neighborhood. It would not only create a large amount of traffic on 2 Hunt Rd, which many of the locals
use for safety reazons (including uz), it would block off views of zome of the rasidents of the area and
put an eyesore in its place. i a hotel were to be built at this location, a C-2 Zone would be more in
keeping with the other buildings in the area and would restrict the height of the structure to 3.5 meters.
This would =still allow for a good-sized hotel to be built on the properties.

While we would love to see some development on this parcel of land, whatever gets built there
needs to be in keeping with the buildings already in the neighborhood. Please take this letter as our

formal epposition to thiz project as it stands.

With respect,



Staff Report — February 1st, 2021 Page 37 of 56
Zoning Amendment — 310 Hunt Road

335 Back Road
Courtenay, BC
18 May 2020

City of Courtenay
Planning services Department
830 Cliffe Ave

Ref: zoning amendement 310/320 Hunt road

I live at 335 Back road and the proposed hotel would be
directly behind my house. I have some concerns regarding this
development .

The height of 4 stories would dominate the neighbourhood and
destroy my view. It would also affect my privacy.

The curbside parking on Hunt road is generally full during
the day. The hotel would elliminate this parking and there is no
other parking nearby except for commercial business parking lots.

The traffic congestion would increase. Presently at certain
times of the day, it is difficult to turn left onto Back road from
Hunt road or any of the driveways from 335 to 365 Back road. The
addition of more traffic will only make the situation worse. Traffic
also routinely speeds up when turning right onto Back road from Ryan
road.
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Fronl:_

Sent: Monday, February 24, 202010:28 AM
To: PlanningAlias
Subject: Re: Hunt Road Hotel - Fantastic!

(Glad to see this development being proposed. Hope it goes forward quickly. We need more hotels, industry, etcin this area to broaden our tax base. In addition, this will remove
unsightly overgrown and unkept brush (which also needs to be removed on other side of Tunner road)
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To: PlanningAlias
Subject: Proposed Hotel at Hunt and Ryan Roads

[ am dismayed to see this rezoning applcation. Residents nearby do not need any more daylong cooking smells blown at us by the prevailing winds from the bay. It is bad enough with the Prime
Restaurant. [n the summer the smell of frying onions and steak forces us to shut windows just when we need fresh breezes. The casino kitchen also belches frying odours. Will this hotel perhaps be
serving breakfast only? The smell of bacon frying makes a vegetartan want to puke! How many storeys are proposed? This land 1 a swamp anyway so [ cannot magine how they mtend to build on 1t

without very deep and expensive pilings. It will be a very notsy place to try to sleep.

So, for what it's worth, I oppose this application!
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Applicant’s Letter of Response to Public Comments

Fron Metropolitan | .|I!|H‘||||v 3 T
132-328 Wale Road
Victoria, BC V9B 0J8
Re Public Response to Zoning Amendment — 310/ 320 Hunt Rd, Courtenay, B(

delivered via e~-mail

hank vou for taking the time to provide your comments with respect to our request for publi
input in the matter of our application for zoning amendment for the three properties located at 310

320 Hunt Rd. Courtenay B(

M tropolitan ¢ |||:',1‘ § committed o providing sustainable und quality de \-]-~|'z:(‘|I‘ which
implement the community, provid ;'"|:lv--\‘;n‘|-";»:'x' nities, and meet the I'§|l|'llh.' criteria

or the communities we operate in, We have recerved and read through the comments provided
by the public, both in full support and constructive feedback, and ure providing this letter to

wddress the concermns rmised
Qur application to amend the zoning on th properties from “Land Use” zoning to a
comprehensive design zoning that will allow for the proposed 93 unit limited service hotel, Wi
ot l'v‘x':l o | I!AI[ S 7( N2 1S an antiguates onimng -um'”‘ 1 10! clhimmates !., I
municipalitics province wide
I e W me it { he ¢co 1 X1 h n ur neel ) | h u
whions tnken to address those concems

o Landscape bulfer between proposed development and adjacent single Gumily

homes

ive restructured the parking area to include # wider bufter that includes coniferous hedges

arge deciduous trees, as well os other ground planting. The attachment provided shows a moc)
up of the new wider bulTer t will include fast growing coniferous hedees which w I g K1y
reach 20-30 feet. Other landscaping features will include fencing between the property and |
wliacent single family homes (o en ure the privacy ol r neighbors 1s respected

- Height of the building blocking views and not keeping with height of

surrounding properties
While the view from certain properties will be effected, the wide buttfer being provided will
tHeviate the Hiacem wle fa \ m om the view of the | ding 1 | L 2!
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lnndscape on the property, The height of the building will not change, as both the city and the
general public have expressed the need for infill development in the general area and on this site
specifically.  The proposed development and height is consistent with the commercial use in the
immediate area,

. Concerns regarding the higher volume of traffic,

The development will include upgrades to Tunner Road, sidewalks and right turn in and out of the
property, A traffic study has commenced to ensure we address trafTic flow in and out of the
property and address the impact of increased traffic to the surrounding community, We are
ensuring the parking provided on site will be adequate to service the needs of the Hotel without
any impact on the adjacent neighborhood.

. Concerns with regard to cooking smells

Our proposal is for a limited service Hotel.  There will not be a full service restaurant on the
property,  The Hotel will include & breakfast bar, which provides breakfust items that come pre-
packaged and prepared such as single serving yogurt, single serving cereal, bagels, muffins, tea
and cofTee, ete.  The breakfast bar does not produce the odors that might be associated with a full
service restaurant, and there is no external ventilation that would emit cooking odors.

The nbove items comprise the concerns raised by you and your neighbors.  We hope our effort o
address your concerns will result in your support for our proposed development, which will allow
us to create a high quality property, which will create long-term employment and support
economic growth in your community.

W sl
TRLL,
Phil Leedhs < -\

VP Real Estate
Metropolitan Capital Partners Inc,
250-580-2636
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Schedule No. 7- Sustainability Evaluation Checklist

Deviopreant Services SUSTAINABILITY
B e A EVALUATION

Tel: 250-703-4839 Fax: 250-334-4241
Email: planning@@couronay,ca COMPLIANCE CHECKLIST

Project Address: 310, 320, 336 Hunt Road Date: Dec
Applicant: |_ovick Scott Architects Ltd. Signature:
To be filled out by applicant
Land Use. The application: Description of how the criteria are met
a) Provides a mix of housing types and sizes; NIA

b) Balances the scale and massing of buildingsin | pajances buildings across the street

relation to adjoining proparies;
° mrﬂ:ﬂr; Peghboring tsos and sie Compliments buildings across the street
@) Provides ot supports mixed used developments | The hotel adds additional hospitalty & employment
' to the area.
@) Promoles walking io daily activities and L
recreational opporiunities; A pool is included
f) Supports & range of incomes Huospitality employment, yes.
g) I8 a positive impact on views and scenery; Yes

h} Proserves and provides greenspace, trails and MIA
landscaping;

W Courtenay.ca Page 10f 3
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Building Design. The application; Description of how the criteria are mot
8) Exhibits high standard of design, landscaping Long lasting hardi-panel & native landscaping.

and arvironmenlal sensilivily,

b} Maintains a high standard of quality and Long lasting hardi-panel

Appearance,;

G} Incledes amiculation of building faces and roof ; ; ; ; ) ]
lines with features such as baleonies, ces, Articulation & colour blocking with exterior cladding

bay windows, dormars and verlical and horlzontal
selbacks with anhanced colors;

d) Avoids creating a siip developmant appaarance; Yag

a) Salisfies Leadarship in Energy and MIA
Environmenial Design (LEED) certification (or
accapled green building besl practices),

f} Uses envircnmentally sensilive matarials which Yag
ang energy sensilive or have acceplad low
pallution standards,

q) Builds and improves pedestrian amenilies, Ves

h) Provides underground parking; WA

i}y  Applies CPTED (Crime Prevenlion Through

Environmental Dasign) principles; Yes
Transportation. The application: Descripticn of how the criteria are met
a)  Integrates into public ransil and closenoess o MIA
major destinations;
b) Provides mulli-funclional stresl(s); MIA

c) Prioritizes pedestrian and cycling opporiunities M
on the public sireel system and through the sile
location that can provide an altemnalive to public

road,
d) Provides or coninbules towards Irail syslem, MIA
sidewalks, transit facilities, recreation amea or
anvironmentally sensilive area;
Infrastructure. The application; Description of how the criteria are met
a)  Incledaes stormwatar techniques that are Ves

dasigned to reduce run-off, improve groundwaler
axchange and ncrease on-sile relantion;

b) UWtilees renewable enargy sources (Le. solar, MIA
geotharmal) within serable area to City
slandards;

WWW. COURENAY.CA Page 2 of 3
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Character & ldentity. The applcation:

Description of how the criteria are met

a)

Provides a positive image along walerfront areas

and Tranting road;

Long lasting hardi-panel does not weather

b}

|a dasignad with quality and vanaty of faatures

within the project (i.e. streel furnilune, stresl NIA
lights, signs, curb treatmanis);
¢} Provides public and private amonily space; MIA
d) Proserves hertage ficdures; NIA
@) Cwienls to views, opan space and street;

Open fo front street face.

Environmental Protection & Enhancement.

Description of how the criteria are met

The application:
a) Prolects riparan areas and other designated MIA
amvironmentally sensilive areas;
by Provides for nalive spocies, habital MIA
restorationfimprovemeant;

c)

Ineludes tras lined strestscapes.

Yes
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Schedule No. 8 — Economic Impact Overview

n Metropolitan

HOSPITALITY MANAGEMENT

August 7, 2020

City of Courtenay
£30 Chiffa Avenue
Courtenay, BC
VON 217

Re: Community Amenity = Economic Impact for Proposed 93 Room Holiday Inn
Express, Eyan & Hunt Road Courtenay, BC

Attention: hayor & Couneil

We feel it 12 important to offer information on the financial merits of our proposed Heliday Inn
Express hotel in vour community. Below 1z an cutline of the direct, indirect, and induced mmpact
of hotel development.

The hotel’s direct impact to the City of Courtenay 15 measurable by Development Cost Charge of
approcumately $246,000. The hotel will contnbute commercial property taxes on an amnual basis
of approximately $245,000 per year. Commercial mull rates are typically thres times those
genarated from residential development. Cher a 10 vear period this will equate to approximatealy
£2,700,000 1n additional tax revenue, or approsumately 1.8 nullion mere than would be ganerated
from residential development on the property.

We wizsh to highlight what the proposed hotel wall contribute to the esconcmic fabrie of
Courtenay. The hotel will provide approscimately 36 long term jobs, and $16 million in annual
direct and indirect sconomic impact stumulus from visitor spending. During construction the
hotal will provida 117 direct and mdiract jobs, and contribute $1% million in direct, indirect and
induced spending.

[HG, and the Holiday Inn Express franchise offer a strong and well recognized hotel brand for
Courtenayv. [HG provides intermational exposurs. They have over 5,000 hotels within thair
franchise system, and over 100 nmullion members in thewr lovalty program.  Their marketing
systems provide a venue to attract visitors and future residents to Courfenay and the Comox
Walley. We foel the combination of the Holiday Inn Express Brand, our Vancouver Izland
ownership with strong local management will benefit the commumty. We look forward to
beconung contributing member of the community.

Direct Impact

Diract impact includes all projected revenues that will be generated from consumers at the new
hiotel. Thiz will include all rocms’ revenues, food and beverage revenues as well as other potantial
revenue sources from hotel operations. Ddrect impact also includes total payroll paid out to
smplovess hured at the hotel as well as all payrolls paid out to temporary construction workers
who construct the hotel.

132 ~ 328 Wale Boad, Victoria BE VOB 08 L4
O 250187 | MetmCPca
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Fizcal Impact

Fizcal impact refers to all faderal, provineial and munieipal taxes that will be collected from the
development and operations of the new lotel Taxes melude all sales taxes collected
azsociation with the hotal generated revenuss, as well as all pavroll related taxss collactad from
full-fime hotel emplovess and temporary construction workers, Munieipal government’s property
taxes from the operation of the hotel and MDET taxes collected for local marketing imitiatives,

Indirect Impact

In additton to local governments and hotel owners'employvees, contractors and supplisrs to a
newly developed hotel will also benefit. Indirect mmpact ineludes all jobs and meome ganerated
by buzineszzes that supply goods and services to the hotel Examples of businesses that will
indiractly benafit from the development of a hotel include local food and beverage restaurants and
supplisrs, companies supplying room’'s related goods and services, (housekeeping supplies, room
amenities, efc.), telecommunication vendors (Internet, cable, ete.), and utility companies,

Induced Impact

Induced 1mpact refers to economic effects generated when emplovess (full-time and temporary)
and suppliers re-spend their wagas on local consumer purchases. For example, an employves may
purchase gas for thewr car on their way home from work,

The direct and fiscal impacts have bean calculated as part of our overall development plans. The
baziz of owr indirect and inducted impact was refarenced from an Economie Impact Study for a
propozed hotel in Kelowna, BC that was published m 2010,
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The Economic Impacts for the construction and annual operations of the proposed hotel are
illustrated im tha followang table

Construction

Total Employment Employment Wapges GCDP Oratput
Impacts Jobsz FTE'= ($Millions)  ($MGllions) ($AGllions)
Direct 77 53 2.6 35 12.5
Indiract 38 44 1.2 3.1 3.l
Inducad 21 15 0.7 1.0 1.9
Total 136 117 4.5 7.6 19.6

Total Employmient Employment Wapges GDP Oratpuat
Impacts Johz FTE'z (3Millions)  ($MGllions) ($Afllions)
Diract 36 23 0.5 10.4 1.9
Indirect 9 G 0.2 4.7 0.k
Induced 3 3 0.1 1.7 0.4

Total 48 37 1.2 16.B il

3
120 Walks Boad, Victona BL V9N (O8S 174

WSl | 1 1 Metrol Paoa
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N [] 1t

In elosing, we regard this site as the perfeet location for the proposzed hotel development: We
believe the development of the hotel will benafit and enhance the immediate community by
providing a well-dezigned and well mn hotel to the area, while serving the preater good of
providing a very significant economie stimulus to the City.

Please contact me if you have any questions at 230 893 1121 or wish any clarification.
Simeerely,
Len Wansbrough, CPA, CGA

Mlh'npohmH-uipmht}r hanagement
Fwan Foad Hospitality Group
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Schedule No. 9 — Draft Zoning Amendment Bylaw No. 2994

CHE CORPORATION OF THE CITY OF COURTENAY

BYLAW NO. 2994
A bylaw to amend Zoning Bylaw No. 2500, 2007

The Council of the Corporation of the City of Couwrtenay in apsn meeting assemblad anacts as
follows:
1. This bylaw may be cited for all porposes 23 “Zoning Amendment Bylaw No. 2944, 20217,

2. That *Zoning Bvlaw Mo, 2300, 2007 be hereby amended asz follows:
{2) Amending Division § — Clazsification of Zones through the addition of

Part 38 — Comprehensive Development Thirty One Zone (CD-31) 510 Huont Foad as
attached in Attachment A

() by rezoning Lot A Secton 14, Comex District, Plan EPPLI01533 (310 Hunt Fooad) as
shown in bold outline on Attachment B which iz attached bereto and forms part of this
bvlaw, from Land Uszs Contract (LTTC) to Comprehenszive Development Zone Thirty One
(CD-31)

() That Schedule IMNo. B, Zonmg hzp be amended accordmsly.

3. This bylaw shall come into effect upon fnzl sdoption herepf

Feead a first time this day of , 2021
Fead a second time this day of , 2021
Conzidered at 2 Public Hearing thiz day of . 2021
Feead a third time thisz day of . 2021
Finally pazzad and adopted this day of . 2021

Mavor Corporate Officer
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Antachment A

Part 58 — Comprehensive Development Thirty One Zone (CD-31)
(310 Hunt Road)

§.59.1 Intent
The CD-31 Zone is intended to accommodzte 2 Hotel on the property legally described as

Lat A, Sectdon 14, Comox District, Plan EPP101533. The property shall be developed
substantizlly i accordance with Schedules A and B which form part of this zons,

5.58.2 Permitted Uszes

The following nzes are permitted and all other uzas are prohibitad except as otherwise noted
in this bylaw:

I, Howel
5.58.3 Minimum Lot Size
A ot shall have an area of not less than 73 20me.

§.58.4 Floor Area Ratio
The maimum floor area ratio shall not exceed 0.73

§.58.5 Lot Coverage
A lot shall mot be covered by buildings to a greater extent than 20%: of the total area of the
lot.

8.58.6 Setbacks

Except where otherwise specified i this bylaw the following mimimum bulding setbacks shall
apply.

{1} Frone Fard (interpreted as the vard adjacent to the sguth property line): 45 0m
{2} Regr Yard (interpretad as the vard adjacent to the north proparty line): 15.0m
(3} Side Yord (intsrpreted as the vard adjacent to the west property line): 5.0m

4} Side Yord (intarpreted as the vard adjacent to the east property lime): 14 98m
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8.58.7 Height of Building:

Maxirourn burlding heighi shall e 15.0m and in accordance with Schedule B and includes rooftop
parapet:, alevator and roof top mechanical systarms.

8.58_8 Accessory Structures
Zhall not be permited except for waste and recycling facilities and exterior bicycle storage aress.
5.58.9 Off-Street Parking and Loading

Off-streer parking, small car parking and loading shall be provided and maintzined in accordance
with the requirements of Division 7 of Zonieg Bylow No, 2300,

§.58.10 Landscaping and Scresning

{1} A landscape ares of 2t lzast 7.0m in width extending slong Fyan Fozd shall be provided.

{2} A landscaps ares of af least 3 5m in width extending slong the eastern property line shall
he providad

{3} A landscape ares of at least Om to §.0m in width extending slong Hont Foad shall be
provided.

{4) A landscape ares of 2t lsast 0 to 3_3m in width extending slong Tunner Drive shall be
provided.

{5) Loadmg areas, garbage and recycling contzinars shall be screened and zzted to 2
rnimimum height of 2.0m by a landzcaping scresn of solid decorative foace or
combinarion therepd



Page 52 of 56

Staff Report — February 1st, 2021
Zoning Amendment — 310 Hunt Road

Attachment A

SCHEDULE A
Note: Please Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULE A
Note: Please Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULEB
Note: Pleaze Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULEB

Note: Pleasz Refer to Full Sized Drawing: in File No. 3360-20-2002
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Attachment B
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Subject Property Map



